Planning Commission
September 8, 2020 1:30pm

ITEM 5: 202008050044 - Pinnacle Quarry (Development Plan)

Site Location

Southwest corner of Jackson Pike and White
Road (Parcels 040-016489, 040-016492, 040-
016486, 040-016490, 040-016491)

Proposal
A Development Plan for a new residential
subdivision on 70-acres

Current Zoning
SF-1 (Single Family Residential)

Proposed Zoning
PUD-R (Planned Unit Development- Residential)

Future Land Use
Suburban Living (Low Intensity) & Preservation

Property Owner
Heidi M Pack & Frank X Burgstaller

Applicant/Representative
Joe Ciminello, Ciminello’s Inc.

Applicable Plans, Policies, and Code
Section(s)

1 Zoning Code Section 1135.14

1 GroveCity2050 Community Plan

1 C-40-20 Pinnacle Quarry Zoning Text

Staff Recommendation
Approval with one deviation and two stipulations

Contents Page
1.Context Map .....c.coovvvviieiiii e 2
2. ANAIYSIS .ovi 3
3. PUD Analysis ........c.covviniiiniininnniiniins 7
4. GC2050 Analysis .............ccoeeiie i, 8
5. Recommendation .....................oeeeenn, 10
6. Detailed History ...................oo, 10

Case Manager

Kendra Spergel, Development Planner
614-277-3019
kspergel@grovecityohio.gov

Summary

The applicant is requesting approval of a
Development Plan to construct a new residential
subdivision, an extension of the Pinnacle Club
Development, containing 208 lots and nine
reserve areas on 70 acres.
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Next Steps

Upon recommendation from Planning
Commission, the Development Plan can move
forward to City Council.



1. Context Map
This site is located in the southwest corner of Jackson Pike and White Road (040-016489, 040-
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2. Analysis

Summary

The applicant is requesting approval of a Development Plan for a new residential subdivision on 70
acres of land, to contain 208 lots split into two subareas and nine reserve areas, including a 10-acre
park. Subarea A is proposed to contain 177 fee-simple single-family lots, and Subarea B is proposed
to contain 31 detached condominium lots. The applicant has indicated that the site is intended to be an
extension of the existing Pinnacle Club development with lots similar in size to those in The Greens,
The Links and The Landings at Pinnacle, as well as utilizing similar entrance features.

City Council approved the Preliminary Development Plan at the April 6, 2020 meeting with two
stipulations noting outstanding concerns with the roadway network, stormwater, utilities, trail
connectivity and impacts on adjacent properties. The applicant has worked with staff to address most
of the concerns with this Development Plan. The rezoning was heard before Planning Commission at
the August 4 meeting and had its first reading before City Council on August 17. The second reading
and hearing is scheduled for the September 21 City Council meeting.

The GroveCity2050 Future Land Use and Character Map recommends this site be used mostly as
Suburban Living, Low Intensity with a small portion recommended for Preservation. The site meets the
primary recommended use for the Suburban Living, Low Intensity of single-family residential and the
recommended use for Preservation with approximately 22 acres (31 percent of the site) proposed to
remain as greenspace.

Site Plan

A total of 208 lots are proposed throughout the site. Subarea A which is located in the northern portion
of the site is proposed to have 177 fee-simple single-family home lots that are similar in size to the lots
in The Greens at Pinnacle. Subarea B is proposed in the southern portion of the site with 31 detached
condominium lots that are similar in size to those in The Landings and The Links at Pinnacle. Each of
the proposed lots meets the requirements of the zoning text. A 10-acre future city park is proposed in
the southeast corner of the site and will be programmed with a shelter house (from the former Heimat
Haus), pickleball courts and a leisure path. Staff is supportive of the layout of the site, as it is believed
the development has been designed around the unique topography and character of the site to create
a quality development with open space throughout.

Two entrances are proposed into the site, the main entrance is to be located off of Jackson Pike and
the secondary entrance is to be off White Road. An eight-foot landscaped median is proposed at each
of the entrances, creating a 13.5 foot to 14.5-foot wide access lane on each side. A left turn lane from
Jackson Pike going into the site is proposed; however, the exact layout of the turn lane will need to be
coordinated with the Ohio Department of Transportation. Plan sheets also show a new left-turn lane
into the site on White Road as part of a roadway widening project. Two stub streets are also proposed
ending at the shared property line with the property to the west for potential future development. The
majority of the proposed street network throughout the site are to be public roadways at 28-feet in
width, to allow for parking on one side. Road E, through Subarea B at the southern portion of the site,
is proposed to be private and be 24 feet in width. The zoning text states that private roads are to be a
minimum of 26 feet; however, staff is supportive of granting a deviation from the zoning text to permit
the 24-foot roadway instead, as the narrow roadway will provide traffic calming and allow more space
for sidewalks and tree lawns along the roadway. Additionally, a small head-in parking lot with 10
spaces is proposed adjacent to the existing shelter house, off Road E, to provide parking for the future
city park. Staff is supportive of the proposed lot as other small scale city parks within subdivisions,
including Indian Trails Park and Henceroth Park, have smaller parking lots, staying in character with
other existing parks.



A variety of sidewalks and bike paths are proposed throughout the site. An eight-foot bike path is
proposed along the White Road and Jackson Pike frontages to connect into the city’s bike path
network and future pathways to Scioto Grove Metro Park. Either an eight or six-foot bike path is
proposed throughout the site and through two of the reserve areas to connect with the paths along
each of the frontages. Each of the public roadways are to have five-foot sidewalks on each side, with
the eight or six-foot path replacing the sidewalk on one side in some cases. A four-foot sidewalk is
proposed on one side of the private roadway (Road E).

Stormwater

Three stormwater basins are proposed in different portions of the site, including in the southeast
portion where the future park is to be located. This basin, labeled as Basin B2 on the plans, is
proposed to be located in the 100-year floodplain. Due to its location within the special flood hazard
area boundaries, a Special Flood Hazard Area Permit is required through the Building Division and a
variance is required due to fill occurring in a residentially zoned district, which is a prohibited use per
Section 1329.18 of Code. More information is needed in general on proposed stormwater
management for the site which will be reviewed in further detail during the final engineering plan
process; however, staff is supportive of the overall layout. If any significant changes to the layout are
needed during the final engineering plan review, a Development Plan Amendment may be required.

Given the unique topography of the site, a number of deviations from the Grove City Stormwater
Design Manual have been requested in order to design safe, properly functioning ponds. Section
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6.4.2(d) for Adjacent Viewing Areas requires that the water surface elevation of the pond is to be no
lower than five-feet below a roadway or viewing area in the first 50-feet of the pond to provide more
aesthetic appeal. Basins A and B1 do not meet this requirement; however, due to the topography of
the site, meeting this aesthetic standard and providing adequate stormwater management, would
present other design challenges on the site and the ponds will be aesthetically pleasing as proposed.
Where steeper slopes are proposed around the basins, primarily Basin B1, the applicant is proposing
to include safety measures, including a reinforced fence in an area identified with a steep grade down
to the pond. A deviation is also requested from Section 6.4.3(a) which requires a variation in the slope
on the bank adjacent to a basin to give the pond a more natural appearance. The proposed basins do
not provide this variation due to challenges faced with the varying existing topography of the site. Staff
is supportive of waiving this requirement because meeting this requirement would likely cause a
steeper grade change elsewhere in the proximity of the pond and would create a potentially unsafe
condition. Paths are also not proposed around all sides of each proposed basin; however, trails are
proposed on two sides of Basin A and along three sides of Basin B2, both of which are integrated into
the trail system throughout the development. A path around Basin B1 would likely be a safety hazard,;
however, the pond will be viewable from sidewalks along Streets A and E. Other deviations are
requested from design element standards including requirements for shoreline protection and shrubs
around ponds. The applicant has noted that they would like ponds within this development to have a
similar character to those in the Pinnacle Club, with the same shoreline treatment and submerged

pipes.

Landscaping

A Landscaping Plan is provided showing details of plantings throughout the site, including street trees,
pond landscaping, entry feature landscaping, home typicals and other areas. The applicant has
requested to provide the landscaping details for Basin B2 during the final engineering plan phases in
the case that changes to the shape and size of the pond occur, and in order to allow time to work with
the City on the design of the pond, given its location in the future city park. The other two proposed
basins, A and B1, are each proposed to have deciduous trees clustered in areas around them. Staff is
supportive of the proposed landscaping around these two basins as it will allow visibility of the pond
while increasing the aesthetic quality of them, and taking into account the varying topography around
each of them.

Entry features are proposed at the site’s access points onto White Road and Jackson Pike, as well as
internally along Road E to signify entrance into Subarea B (The Quarry Estates). Each of the entries
into the site are proposed to have landscape beds on either side of the entrance with a variety of
shrubs and other plantings and deciduous trees, as well as a landscaped median down the middle of
the entrances with Karl Foerster Grass. The internal entrance features are proposed on one side of
Road E and will also contain a variety of different plantings in the landscape bed including Red Jewel
Crab Apple and Norway Spruce trees. Additionally, black, four-rail fencing is proposed in portions of
the entrance features as has been done with other Pinnacle developments to provide more
cohesiveness between the different developments.

Street trees are proposed on both sides of each street throughout the site. To prevent a monoculture,
the landscape plan indicates that on longer streets, two different tree types are to be used. In addition
to providing the street trees in the right-of-way in front of each lot, each home is to be landscaped with
at least three trees and five shrubs in the front, meeting the requirement per code. Each home on a
corner lot is proposed to have additional landscaping to provide additional plantings along each street
frontage.

The landscape plans also show different screening around the site’s perimeter to neighboring
properties. Some of the existing tree stands on the site are proposed to remain on the north and south
sides of the development. To provide additional screening, Norway Spruce evergreen trees are
proposed in the rear of some of the lots along the western edge of the site, and either on a neighboring
property or in the rear of the lots along the entrance drive from White Road and along the northern
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property line. Additionally, as per a request during the Preliminary Development Plan, a 40-foot Tree
Preservation Area is proposed on the site to give additional screening between the site and two
neighboring properties to the north.

Buildings

The applicant has provided several sample home renderings showing the proposed character for
homes in each of the subareas. Each of the renderings shows homes that are between 1.5 to two
stories in design, with two-car garages, and utilizing a variety of architectural features including gables,
porches, varying home materials, vertical and shake siding and different window shapes. Renderings
for the proposed condominiums in Subarea B utilize a design showing the front of the home setback
closer to the street than the proposed garage, matching the character outlined in the zoning text. The
renderings state that they are for concept only and any plans that are submitted for review to the
Building Division are to comply with the zoning text. The exterior facades of each of the proposed
renderings meet the requirements of the zoning text as well.

Subarea A Home Examples

4
\‘%\

»




Subarea B Home Examples

Signage

The primary signs for the development will be located at the entrance off of Jackson Pike, one on each
side of the entry, and each will be identical, containing a stone veneer wall with a column or decorative
tower on the ends with either a cast stone cap or cap finished in slate shingles. The sign faces will be
centrally located on the entry features and will contain raised brass lettering stating “Pinnacle Quarry.”
Each sign face will be approximately 16 square feet in size and the entry feature will be approximately
24 feet in height at its highest point.

Two signs are proposed internally in the site to signify entry into the condominium section (Subarea B)
of the site. This portion of the development is proposed to be called The Quarry Estates and will have
signage similar to that of the main entrance off Jackson Pike. Each proposed monument sign is to be
finished in stone veneer with columns on each end with a cast stone cap on top. The sign faces are
proposed to be 17.5 square feet each and contain raised brass lettering.

3. PUD Analysis

Per Section 1135.14 of the Codified Ordinances of Grove City, Planning Commission is charged with
reviewing and evaluating Preliminary and Final Development Plan applications for Planned Unit
Development districts by applying the eight (8) findings.

(1) The uses proposed will not be detrimental to present and potential surrounding uses, but
will have a beneficial effect which could not be achieved under any other district.

Finding is Met: The site is meant to be an extension of the existing Pinnacle Club development
which is also zoned as PUD-R. The zoning to a PUD-R district permits the site to incorporate more
modern lot sizes and layouts (that have become more in demand) than the current zoning code
allows, more so matching the character of the existing Pinnacle developments. Furthermore, the
reduced sizes of the lots allow the site to preserve more green space and accommodate more of
the site’s natural topography.

(2) Any exception from Zoning Code (Ordinance C79-74, passed January 20, 1975)
requirements is warranted by the design and amenities incorporated in the Development
Plan.



Finding is Met: One deviation has been requested from the zoning text to permit the private roadway
(Road E) in the site to be 24 feet in width, instead of the 26-foot minimum indicated in the zoning text.
Staff is supportive of granting this deviation from the text as it will allow for additional room to provide
more sidewalk and landscaping space for that section, as well as utilizing less roadway pavement.

(3) Land surrounding the proposed development can be planned in coordination with the
proposed development and that it is compatible in use.

Finding is Met: Two stub streets have been provided on the plans in the case that future
development occurs to the west, allowing that site to have two separate access points meeting the
safety concerns of the Jackson Township Fire Department. Additionally, bike paths have been
provided along both of the site’s frontages (with White Road and Jackson Pike) to further extend
the city’s trail network and provide further segments that can be connected with future paths as
part of future development.

(4) The proposed change to a Planned Unit Development District is in conformance with the
general use intent of the area.

Finding is Met: The GroveCity2050 Future Land Use and Character Map recommends that this
site be used both for single-family residential and park space, both of which are proposed as part
of this development. Additionally, the PUD-R zoning for the site allows for deviations from the code
including from the lot size standards, to create smaller lots which are closer in character with lots
in the nearby Pinnacle Club development, keeping the proposed development in character with the
surrounding area.

(5) Existing and proposed streets are suitable and adequate to carry anticipated traffic
withinthe proposed district and in the vicinity of the proposed district.

Finding is Met: Two different access points are proposed for the site, one from Jackson Pike and
a second from White Road. Plans show that a left turn lane into the site is proposed on both
roadways and will be completed as part of improvement projects to both. The finalized size and
detail of the left turn lane from Jackson Pike into the site will be coordinated with the Ohio
Department of Transportation, but they are agreeable to having the lane be installed.

(6) Existing and proposed utility services are adequate for the proposed development.

Finding is Met: The applicant has shown that the site can be accessed and be adequately
provided the necessary utilities in order to be developed as proposed.

(7) Each phase of the proposed development, as it is proposed to be completed contains the
required parking spaces, landscape and utility areas necessary for creating and sustaining
a desirable and stable environment.

Finding Can Be Met: Staff is overall supportive of the proposed site and its layout, particularly
given the constraints regarding topography of the site. However, details regarding the landscaping
around Basin B2 in the future city park and detailed review of the proposed stormwater
management of the site will need to occur during the final engineering plans to guarantee that the
proposed layout of the site can be achieved or if modifications will be needed.

8) The proposed Planned Unit Development District and all proposed buildings, parking spaces
and landscape and utility areas can be completely developed within seven years of the
establishment of the district, unless otherwise provided for by Council.



Finding is Met: The proposed project, including building, parking spaces, landscaping and utilities
can be completely developed within seven years.

4. GroveCity2050 Guiding Principles Analysis
The City of Grove City adopted the GroveCity2050 Community Plan in January 2018 which contains
specific goals, objectives and actions to guide growth in the community. Five (5) guiding principles are
identif i ed t hat arti cul anityevalues amd directGhe tregdmmendatonsniruthe Plan.
Applications submitted to Planning Commission are reviewed based on these 5 Guiding Principles:

1)

)

®)

(4)

®)

The City’s small-town character is preserved while continuing to bring additional
employment opportunities, residents and amenities to the community.

Finding is Met: The proposed development will be an extension of the existing Pinnacle Club
development to the south and west. Each of the lots is designed to be similar in size and layout to
other Pinnacle developments including The Links, The Landings and The Greens at Pinnacle.
Staff believes that with the similarities to the home types further west and with the large amount
of green space proposed throughout the site, it will provide a more seamless transition between
the more suburban development to the north and west and more rural development to the east.
Furthermore, a future city park is to be located on the site, which will be available to the public
and provide more pedestrian trails as well as gathering spaces for the community.

Quality design is emphasized for all uses to create an attractive and distinctive public and
private realm.

Finding Can Be Met: Staff is overall supportive of the proposed development and believes that
the proposed home designs, pathways and sidewalks, and landscaping will create a high-quality
site that meet the expectations for current development in the community; however, more
information is needed regarding the proposed landscaping and shoreline protection for Basin B
which will be within the future city park.

Places will be connected to improve the function of the street network and create safe
opportunities to walk, bike and access public transportation throughout the community.

Finding is Met: Each of the public streets throughout the site will either have a sidewalk on both
sides or a sidewalk on one side and bike path on the other, and the private street will have a
sidewalk on one side, providing pedestrian connectivity throughout the entire development. These
sidewalks and paths are also proposed to connect with bike paths along each of the site’'s
frontages with White Road and Jackson Pike which will be connected with other developments in
the future to provide more access to the City’s trail network and Scioto Grove Metro Park.

Future development will preserve, protect and enhance the City’s natural and built
character through sustainable practices, prioritizing parks and open space and
emphasizing historic preservation.

Finding is Met: The development is proposed to be designed around much of the site’s varying
topography, maintaining approximately 22 acres of the site as open space. Although some of the
design features on the site, including the use of cul-de-sacs, are different than what has been
done on other Pinnacle developments, staff is supportive of the proposed layout as this site has
some challenges with the topography and will help to preserve more of the site.

Development provides the City with a net fiscal benefit.



Finding is Met: The proposed development brings the opportunity to bring in additional residents
who have more options to potentially live in the same place they work. Furthermore, this
development will be approximately a half-mile from Parkway Centre possibly bringing in additional
residents to frequent the community’s retail stores and restaurants.

5. Recommendation

After review and consideration, the Development Department recommends Planning Commission
make a recommendation of approval to City Council for the Development Plan with the following
stipulation.

1. A deviation shall be granted from Section VIII(B)(4) of the Pinnacle Quarry Zoning Text to
permit Road E to be 24-feet in width.

2. A Special Flood Hazard Area Permit and variance from Section 1329.18 shall be obtained.

3. The design of Basin B2, including landscaping and shoreline protection, shall be reviewed
and approved with the final engineering plan.

6. Detailed History

1900
The home at 4485 Jackson Pike (adjacent and to the north of The Heimat Haus) was
constructed.

1971
The Heimat Haus began operation on the site providing event space for parties and picnics. It has
recently ceased those operations and the site is no longer used.

1986
The home at 1179 White Road (adjacent and to the northwest of The Heimat Haus) was
constructed.

2020
City Council approved the Preliminary Development Plan for Pinnacle Quarry at the April 6
meeting with Resolution CR-10-20.

City Council approved the annexation of the five properties encompassing the site at the July 20
meeting with Ordinance C-15-20.

Planning Commission recommended approval of the Rezoning for Pinnacle Quarry at the August

4 meeting. This application is tentatively on the agenda for the September 21 City Council
meeting and is anticipated to be heard concurrently with the Development Plan.
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